PLANNING COMMISSION
AGENDA REPORT 3.

MEETING DATE: SEPTEMBER 11, 2006 ITEM NUMBER

SUBJECT: FINAL MASTER PLAN PA-05-48 AND VESTING TENTATIVE TRACT MAP VT-17017
FOR THE CALIFORNIAN AT TOWN CENTER AT 580 ANTON BOULEVARD

DATE: AUGUST 30, 2006

FOR FURTHER INFORMATION CONTACT: CLAIRE L. FLYNN, AICP, SENIOR PLANNER
{714) 754-5278

" DESCRIPTION

The Californian at Town Center involves a Final Master Plan PA-05-48 for: (a) demolition
of 21,349 sq.ft. of Lakes Pavilions Retail Center and (b) construction of a maximum of
250 residential high-rise units, inclusive of a four-leve! parking structure with 529 parking
spaces, within two 25-story residential high-rises with additional 2,350 sq.ft. of anciflary
retail at 580 Anton Boulevard in a PDR-HD zone. Approval of a Vesting Tentative Tract
Map VT-17017 is also requested.

APPLICANT
Tim O’'Brien and Ben Oriega are authorized agents for the Fifield Companies.

RECOMMENDATION

Recommend City Council approval of Final Master Plan PA-05-48 and VT-17017, which
includes modification of existing landscape easements from 25 feet to 20 feet along
Avenue of the Arts and from 25 feet to 15-20 feet along Anton Boulevard, by adoption
of the attached Planning Commission resolution.

CLAIRE L. FLYNN, AP KIMBERLY BRANQT, AICP
Senior Planner Principal Planner




PLANNING APPLICATION SUMMARY

Location: 580 Anton Boulevard Application Number: Final Master Plan PA-05-48
and VT-17017

Request: The Californian at Town Center

SUBJECT PROPERTY: SURROUNDING PROPERTY:

Zone: PDR-HD North:  The Lakes Apartiments and Wyndham Hotel

General Plan: High Density Residential South: _South Coast Metro Center

Lot Dimensions: Irregular East: Sakioka Lot 1 {future Irvine Apartment Community)

Lot Area: 87,115 sq.ft. (about 2 acres) West: South Coast Plaza Town Center

Existing Development:

Existing Lakes Pavilions Retail Center

DEVELOPMENT STANDARD COMPARISON

Development Standard Zoning Code or NCMSP Proposed Project
Requirement
General Plan — High Density Res. 20 dufac 125 du/ac

Zone — PDR-HD

1 du per 2,178 sf =
20 dwelling units

1 du per 348 sf =
125 dwelling units’

Lot Size — Development Lot

OR as allowed by NCMSP*

Lot Width 100 ft. Irregular
Lot Area 12,000 sf 87,115 sq.ft.

Site Coverage — Overall Project:
Buildings Not Applicable Not Applicable
Perimeter Open Space 20" abutting Public ROW 20’ abutting Public ROW*
Open Space 42% of total site area at grade 30% of total site area at grade;”

minimum 42% of total site area if
landscaped podium and private
pool/deckfand walkways are
included.

Min. private open space patio/balcony

min. & dimension / min. 100 sf

min. 5’ dimension / min. 100 sf

Setbacks for Development Lot

Front (Anton Boulevard) 20’ 20’ abutting Public ROW*
Side (Ave of Arts on left side) 20 20
Side (Interior PL on right side} None required 30
Rear (interior) None required 0

Building Height 110" AGL Approx. 25 stories/280' AGL
Parking: *

Tenant 1.5 to 2.0 spaces per unit 1.8 spaces per unit: 450 spaces

Guest 0.5 spaces per unit with credit of 75 spaces

0.25 spaces per unit above 50
units = 75 spaces
TOTAL Min. 525 spaces 525 spaces

Driveway Width: Min. 16 ft. > 16 . wide

for the east tower is proposed.

! Site-specific density requires General Plan and North Costa Mesa Specific Plan Amendments;

Final Master Plan approval will also include modification of existing landscape easemenis from 25 feet to 20 feet along Avenue of the
Arts and from 25 feet to 15-20 feet along Anton Boulevard. A 5-foot encroachment into the perimeter open space of an exterior staircase

j North Costa Mesa Specific Plan, as amended, allows approval of compact and tandem parking spaces.
North Costa Mesa Specific Plan, as amended, allows inclusion of above-ground common recreational areas in open space calculation.

CEQA STATUS: Final Program EIR No. 1052
FINAL ACTION: City Council




APPL.PA 05-48/VT 170 17

BACKGROUND

In December, 2005, five developers in the South Coast Plaza Town Center and South
Coast Metro area collectively submitted applications for high-rise residential projects.
On August 14, 2006, the Planning Commission held its first public hearing to receive
public comments on the Draft Program EIR.

The required amendments to the City’'s General Plan, Zoning Code, and North Costa
Mesa Specific Plan are discussed in a separate staff report. This staff report provides
discussion/analysis on the proposed Final Master Plan for The Califomian at Town
Center.

ANALYSIS
Project Location

The project site at 580 Anton Boulevard is currently developed with The Lakes Pavilions
comprised of 7,709 square feet of retail and 13,640 square feet of quality sit-down
restaurants, for a total of 21,349 commercial square feet. The Wyndham Hotel is located
to the north, the Marriot to the east, and the Lakes Apartments to the north/northeast.

Final Master Plan

The North Costa Mesa Specific Plan requires approval of a final master plan prior to
development in the Specific Plan area. With exception to The Californian at Town
Center which involves a Final Master Plan, the North Costa Mesa High-Rise Residential
Projects feature a Preliminary Master Plan. While Preliminary Master Plans provide a
general description of a proposed development, a Final Master Plan provides specific
details regarding the site plan, floor plans, elevations, parking supply, landscape plan,
architecture, on-site amenities, and vehicle/pedestrian circulation.

The Final Master plan review allows consideration of the structures’ scale, site planning,
landscaping, and appearance, with the goal of promoting design excellence while giving
consideration to the project's compatibility with existing uses and consistency with the
North Costa Mesa Specific Plan. The site plan, floor plans, elevation drawings, and
landscape concept plan are attached (Attachment 2, Exhibit “D” of PC Resolution).
Table 1 below summarizes the proposed project.
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Table 1 — The Californian at Town Center

Project Location Property Owner Authorized Agent

580 Anton Boulevard Roger and Barbara Allensworth Tim O’Brien/Ben Ortega
The Fifield Companies
2010 Main Street, Suite 610

Irvine, CA 92614

Existing unbuilt entittement None
Existing uses to be demolished 21,349 sq.ft. of retail uses
Proposed development 250 residential units within two 25-story residential high
rises plus 2,350 sq.ft. of resident serving retail uses
Maximum building height 280 feet above ground level (AGL)
Net increase in trips*: +98 trips am peak hour
+17 irips pm peak hour
- + 45 trips ADT
Net decrease in commercial square footage*: | -18,999 sq.ft. of commercial
Net increase in residential units™: +250 owner-occupied dwelling units

*Net increase refers to comparison of proposed project fo General Plan build-out conditions.
The following analysis provides analysis of the proposed project:

s Building height and scale is appropriate for the City's urban center. The Californian at
Town Center features two towers (west and east tower) at a maximum building height of
280 AGL and approximately 25 stories. The current height limit in this Specific Plan Area
is 110 feet. The proposed building height is consistent with the scale of existing structures
in North Costa Mesa. The Plaza Tower at the northwest corner of Avenue of the
Arts/Anton Boulevard is 283 feet, and the Center Tower is 274 feet. This area is
considered the City's urban center; therefore, high-rise residential structures of this height
and scale are compatible with this area. The NCMSP is proposed to be amended to
reflect a maximum height limit of 280 at the Lakes.

e Qverall architectural design and building materials promotes design excellfence. The
Californian at Town Center is designed by the world-renowned firm of Kealing Khang
Architects. The contemporary-style building is an inspired replication of The Californian
high-rise residential building in Los Angeles. As shown in the full-color architectural
rendering, proposed building materials will include pre-cast concrete panels, custom
etched glass, and variable stone surfaces. The high-rise will also consist of the finest
building materials including laminated clear glass, spandrel glass, monolithic glass guard
rails, pre-cast concrete panels, and coated aluminum. The two towers also feature an
exterior staircase with a textured surface.

» Site Plan considers compatibility with abutting commercial and residential properties. The
contemporary architecture and steel/glass/stone construction would complement the Plaza
Tower, Marriott Hotel, and Wyndham Hotel, as well as other existing buildings in the South
Coast Plaza/South Coast Metro area. Final Program EIR No. 1052 includes an aesthetic
analysis to examine the shade/shadow impacts of the proposed towers on The Lakes
Apartments and concluded that no significant impacts would result from project
implementation. [n the worst-case scenario for the summer and winter solstice, the
proposed project would result in one hour of shade/shadow on The Lakes Apariments
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within the significance threshold (10:00 a.m. to 3:00 p.m.) during the Winter Solstice
(December 21), and this impact did not exceed the two-hour significance threshold for
shade/shadow impacts. (Please refer to the aesthetics section of the Final Program EIR
for more information).

Site Plan maximizes view of the iake. The Californian at Town Center takes advantage of
the view of the lake. The north side of the proposed towers will feature private balconies
for the new residents, and these will be staggered along the building elevation for privacy
purposes. Neighboring balconies would not have a direct view to their next door neighbor
if both are enjoying the balconies at the same time. Furthermore, the proposed Symphony
Towers buildings were reasonably sited to maximize the view gateway of the Lakes
between the two fowers at the Califomian at Town Center instead of being completely
blocked by the two towers.

Proposed parking compiies with NCMSP standards, as amended. The NCMSP, as
amended, requires that tenant parking supply be provided in the range of 1.5 to 2.0
parking spaces per unit and that guest parking be provided at 0.5 spaces per unit with a
0.25 credit for units above 50. The 450 proposed tenant parking spaces (1.8 tenant
spaces per unit) and 75 guest parking spaces complies with this requirement. In addition,
the NCMSP, as amended, allows tandem and compact parking spaces. The tandem
parking spaces will primarily be offered to the larger units and/or offered together to a
single tenant and not shared between two different tenants to minimize complications with
the use of tandem parking stalls. A condition requires that a pair of tandem parking stalls
be offered to occupants of a single unit. The table below is a parking summary.

580 Anton Parking Matrix !
Required Parking and Parking Management Matrix ]

TypeA  1BR/1.5BA 55 57,137 1039 1.80 99

Type B.1 2BR/25BA 118 163,905 1389 1.80 212

Type B2 2BR/2.5BA 49 97,008 1982 1.80 88

Type C 3BR/3.5BA 22 44,783 2036 1.80 40

Type PH  3BR/2.5BAD 6 15,648 2608 1.80 11

Guest in struciure 250 75
Total Parking Required 525
Total Parkin 525

Notes:

Costa Mesa Parking Standards, NCMSP

unit type tenant  open total

1 bedroom 1 05 15

2 bedroom 1 08 ia

3 bedroom 1 1 2

(1 visitor space calculation: .5 spaces for first 50 units, 25 spaces for the remaining 200 units = 75 spaces
(2) ADA required parking: 2% of total parking provided to be accessible = 10.3 spaces
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Landscape Conicept Plah features diverse plant paletfe and water features. The

Landscape Concept Plan is generally consistent with the City's landscape standards for
high-density residential development. The Concept Plan features a grouping of frees
along Anton Boulevard and landscape screening of the parking structure along Avenue of
the Arts. A series of low reflecting pools beginning at the southwest comer of the property
are intended to create a visual watertine to the lake. Staff will work with the developer to
select free species that would be consistent with the overall landscape theme of the South
Coast Metro area and also complement the palette featured in the new Avenue of the Arts
traffic circle. A condition of approval addresses this issue.

On-site recreational amenities comply with NCMSP standards. The project will include a
rooftop view deck on the eastern and western towers. |If the rooftop decks were
considered a story, this would be the 26" story of the building. Ancther amenity deck will
include a community pool and a spa located on the fifth tier of the parking structure. The
deck will include chaise lounges and other patio furniture surrounding the pool. Each
tower will include a community room that cculd be used for events such as homeowner
association meetings. A gym will be provided, and while the final placement has not yet
been determined, it is likely that the gym would be located on the ground floor overiooking
the lake.

Reduction of landscape easements by five fo ten feet. A 25-foot landscaped easement
currently exists along Anton Boulevard and Avenue of the Arts. Similar to the recently-
approved Irvine Apartment Communities project on Sakioka Lot 1, the applicant is
requesting a five-foot reduction in the landscape easement from 25 feet to 20 feet on
Avenue of the Arts and Anton Boulevard. Additionally, on a portion of Anton Boulevard,
the easement is proposed reduced to 15 feet to accommodate an exterior staircase for the
east tower. The 20-foot landscape easements on Avenue of the Arts and 15-20 foot
landscape easement on Anton Boulevard shall be reflected on the final map. A 20-foot
easement would still accommodate the 13-foot wide combination bikepath/sidewalk
required along the north side of Anton Boulevard. A condition of approval requires that the
20-foot easement aleng both Avenue of the Arts and Anton Boulevard exclude all
structures except for items such as tree wells, tables/chairs, exterior staircase, and light-
box monuments. A maintenance agreement is also required as a condition of approval
ensuring that the property owner maintains the landscaping and all improvements within
this easement at their own cost. Planning Commission should forward a specific
recommendation to Council regarding the reduction of the width of the landscape
easements.

Pedestrian linkages to the lake are o be maintained. Pedestrian access will be provided
through sidewalks on Avenue of the Arts and Anton Boulevard. Pedestrian linkages
between the adjacent Wyndham Hotel and the Marriot Hotel will be improved as a part
of the project. Signage will be provided in order to direct pedestrians between the sites.
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o On-sife Ancillary Retail Uses to serve pedestrian and high-rise residents. The
approximately 2,350 square feet of walk-up retail shall consist of retail businesses with
the primary purpose of supporting pedestrians and the on-site residential community
rather than drive-by customers. Permitted walk-up retail uses include, but are not
limited to, periodical stand/kiosk, café, sandwich shop, juice bar, wireless intemet café,
neighborhood drycleaner, or other similar uses as deemed appropriate by the
Development Services Director. Parking for employees shall be provided on the upper
decks (Levels P2-P4) of the parking structure. A minimum of four parking spaces shall
be provided for employee parking.

FAA No Hazard Determination

The City has submitted a referral application fo the Airport Land Use Commission (ALUC) for the
North Costa Mesa High-Rise Residential Projects. The ALUC is requested to find the proposed
project consistent with the Airport Environs Land Use Plan (AELUP). The FAA No Hazard
Determination on this project is pending. This determination is tentatively expected prior to the
September 21, 2006 ALUC meeling.

The City requests that the ALUC's finding of consistency with the Airport Environs Land Use Plan
(AELUP) is made contingent upon receipt of a No Hazard Determination for the proposed
structure(s). The City’s policy is to prohibit construction of buildings which would present a hazard
to air navigation as defermined by the FAA, or independent studies by qualified private
consultants that have been certified by the FAA as true and correct. The No Hazard
Determination must be obtained prior to City Council's approval of the final master plan, and also
be current and valid prior to issuance of building permits for proposed structures. A condition of
approval reflects this requirement.

Consistency with General Plan, NCMSP, and Zoning Code

General Plan Amendment GP-06-02 and Zoning Code Amendment CO-06-05 were required to
allow high-rise residential development in the High Density Residential Land Use
designation/PDR-HD zoning district and to specify exterior noise standards for certain outdoor
common recreational amenity areas of a high-rise residential development. The proposed project
conforms with the General Plan and Zoning Code, as amended. The final master plan
esfablished a high-rise residential development option that complies with total number of
residential units and non-residential building square footage, identified for this sub-area in Area 5
of the North Costa Mesa Specific Plan, as amended per SP-06-02.

Vesting Tentative Tract Map VT-17017

As shown in the proposed tentative tract map {(Exhibit “D” of PC Resolution), the proposed
subdivision is a one-lot subdivision for residential condominium purposes. A vesting tentative tract
map shows a 15 to 20-foot wide landscape easement dedicated to the City of Costa Mesa along
Avenue of the Arts and Anton Boulevard.

Approval of the vesting map allows the project to continue to be subject to the development
standards and City fees in place at the time the map was deemed complete, even if standards
later become more restrictive or City fees are increased.
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ENVIRONMENTAL DETERMINATION

The Califomia Environmental Quality Act (CEQA) requires a Program EIR be prepared for the
proposed project. Final Program EIR No. 1052 was prepared in accordance with the California
Environmental Quality Act (CEQA), the State CEQA Guidelines, and the City of Costa Mesa
Environmental Guidelines. Due to the geographic proximity of these projects, the City elected to
prepare a Program EIR for all five sites to ensure comprehensive consideration of the cumulative
impacts of the project, rather than a project-specific EIR for each individual project.

Program EIR No. 1052 contains project-specific environmental analysis for Site 3, The Californian
at Town Center. [f this project were approved, no supplemental environmental documentation will
be required for this project.

Other than air quality impacts and cumulative impacts 1o library services, all other environmental
impacts (i.e. traffic, noise, land use, housing/population, public services) are mitigated to below a
level of significance. A Statement of Facts and Findings and Statement of Overriding
Considerations (contained in the General Plan Resolution of a separate staff report) provide
justification for approval of the proposed project despite unmitigable, significant impacts to air
quality and library services. The Mitigation Monitoring Program is provided as Exhibit "C" of the
Planning Commission resolution.

ALTERNATIVES CONSIDERED

Planning Commission may make the following recommendations to City Council:
1. Approve Final Master Plan PA-04-58/VT-17017 subject to conditions.
2. Deny Final Master Plan PA-04-58/VT-17017.

CONCLUSION

The developer is proposing a 250-unit high-rise residential development, with limited ancitlary
retail of 2,350 square feet, which would contribute a unique type of upscale, ownership housing
type to the City's housing stock. The project will feature world-class architecture and quality
building materials to reinforce the contemporary urban image of this cultural aris center.
Planning Commission approval of a final master plan and a vesting tentative tract map is
required. Final Program EIR. No. 1052 concludes that environmental impacts could be
mitigated to below a level of significance with the exception of air quality and library services
impacts. Staff recommends approval of the proposed project due to conformance with the
General Plan, Zoning Code, and North Costa Mesa Specific Plan as amended.

Attachments: 1. Vicinity Map
2. Planning Commission Resolution
Exhibit “D” contains Site Plan, Floor Plans, Landscape Plan,
Elevation Drawings, and Vesling Tentative Tract Map
3. Final EIR No. 1052 (provided under separate cover)
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Distribution: Deputy City Mgr./Dev. Svs. Director
Assistant City Attomey
Transportation Services Manager
Raja Sethuraman, Associate Engineer
Staff (4)
File (2)

Tim Q'Brien/Ben Ortega
The Fifield Companies
2010 Main Street, Suite 610
Irvine, CA 92614

Roger and Barbara Allensworth
1175 South Hidden Canyon Road
Anaheim, CA 92807

| File: 091106PA0548/VT17017 | Dale: 083106 [ Time: 9:15a.m.




ATTACHMENT 1

"
an
L J
LR ]
oA
sl
L

= -
) ! s
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Developer: The Fifield Companies
Address: 580 Anton Boulevard
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- Site 3 - The Californian at Town Center

& City of Costa Mesa
CULIERTION, At B ASSOCIATES North Costa Mesa High-Rise Residential Project Program EIR
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ATTACHMENT 2

RESOLUTION NO. PC-06-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA, CALIFORNIA, RECOMMENDING
CITY COUNCIL APPROVAL OF FINAL MASTER PLAN PA-
05-48 AND VESTING TENTATIVE TRACT MAP VT-17017
FOR THE CALIFORNIAN AT TOWN CENTER AT 580
ANTON BOULEVARD IN A PDR-HD ZONE.

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA DOES HEREBY
RESOLVE AS FOLLOWS:

WHEREAS, an application was filed by South Coast Plaza requesting City Council
approval of Preliminary Master Plan PA-05-48/Vesting Tentative Tract Map VT-17017 for The

Californian at Town Center in Area 5, The Lakes, of the North Costa Mesa Specific Plan;

WHEREAS, The Californian at Town Center involves a Final Master Plan PA-(}5-48 and
Vesting Tentative Tract Map VT-17017 for: (a) demolition of 21,349 sq.ft. of Lakes Pavilions
Retail Center and {b) construction of a maximum of 250 residential high-rise units and 525
parking spaces within two 25-story residential high-rises with additional 2,350 sq.ft. of ancillary
retail at 580 Anton Boulevard in a PDR-HD zone. Final Master Plan PA-05-48 is contained in

Exhibit “D” of this resolution;

WHEREAS, General Plan Amendment GP-06-02 and Zoning Code Amendment CO-06-
05 were required to allow high-rise residential development in the High Density Residential
Land Use designation/PDR-HD zoning district and to specify exterior noise standards for
certain outdoor common recreational amenity areas of a high-rise residential development. The
proposed project conforms with the General Plan and Zoning Code, as recommended to be

amended;

WHEREAS, the final master plan established a high-rise residential development option
that complies with total number of residential units and non-residential building square footage
identified for this sub-area in Area 5 of the North Costa Mesa Specific Plan, as recommended

to be amended per SP-06-02;

V/4



WHEREAS, the proposed project has been reviewed for compliance with the California
Environmental Quality Act (CEQA), the CEQA Guidelines, and the City environmental
procedures, and Final Program EIR No. 1052 was prepared and available for public review from
July 18, 2006 through September 1, 2006,

WHEREAS, duly noticed public hearings were held by the Planning Commission on
August 14, 2006 and September 11, 2006 to allow for public comment on the proposed project
and Final Program EIR and with all persons having been given the opportunity to be heard both
for and against the proposed project;

WHEREAS, the Planning Commission has reviewed all environmental documents
comprising the Final Program EIR and has found that the Final Program EIR considers all
environmental impacts of the proposed project and a reasonable range of alternatives, and the
Final Program EIR is complete and adequate and fully complies with all requirements of CEQA, the
CEQA Guidelines, and the City of Costa Mesa Environmental Guidelines;

WHEREAS, Final Program EIR No. 1052 constitutes project-specific environmental
analysis for The Californian at Town Center project, and no additional environmental review is

required prior to construction of the high-rise residential towers;

WHEREAS, the Planning Commission recommended that City Council certify Final
Program EIR No. 1052, approve General Plan Amendment GP-06-02, Zoning Code
Amendment CO-06-05, and North Costa Mesa Specific Plan Amendment SP-06-02, by

separate resolutions;

WHEREAS, the Planning Commission also considered and found that the benefits of
the North Costa Mesa High Rise Residential project outweigh the unavoidable adverse impacts
that remain after mitigation and, recommended Council adoption of General Plan Amendment
GP-06-02, including Statements of Facts and Findings and Overriding Considerations, by

separate resolution;

/-



NOW, THEREFORE, BE IT RESOLVED that based on the evidence in the record, the
findings contained in Exhibit" A", and subject to conditions of approvals/mitigation measures
indicated in the Mitigation Monitoring Program contained in Exhibits "B" and “C", the Planning
Commission hereby recommends City Council APPROVE Final Master Plan PA-05-48 and
Vesting Tentative Tract Map VT-17017 (Exhibit "D") with respect to the property described
above.

BE IT FURTHER RESOLVED that the Planning Commission recommends that City
Council approve a five foot reduction in the landscape easements along the north side of Anton
Boulevard and east side of Avenue of the Arts within the project limits from 25 feet to 20 feet
and allow specific structures and items to be located in the landscape easement, as described
in conditions of approval for the proposed project. Additionally, on Anton Boulevard the
Planning Commission recommends that the landscape easement be reduced to 15 feet to

accommodate an exterior staircase for the east tower;

BE |T FURTHER RESOLVED that the Planning Commission finds and determines that
its recommendation for the final approval of Preliminary Master Plan PA-05-53/VT-17017 is
expressly predicated upon City Council approval of General Plan Amendment GP-06-02,
Zoning Code Amendment CC-06-05, and Specific Plan Amendment SP-06-02, and upon
applicants’ compliance with each and all conditions of approvals/mitigation measures indicated

in Exhibit “B’ and in the Mitigation Monitoring Program contained in Exhibit "C".

PASSED AND ADOPTED this " day of , 2006

Bill Perkins

Chair, Planning Commissicn



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, R. Michael Robinson, secretary to the Planning Commission of the City of
Costa Mesa, do hereby certify that the foregoing Resolution was passed and adopted at
a meeting of the City of Costa Mesa Planning Commission held on ,
2008, by the following votes:

AYES: COMMISSIONERS

NOES: COMMISSIONERS

ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

R. Michael Robinson
Secretary, Costa Mesa Planning Commission



EXHIBIT “A”

FINDINGS

A

Final Master Plan PA-05-48 meets the broader goals of the 2000 General Plan,
as amended, North Costa Mesa Specific Plan, as amended, and Zoning Code,
as amended, by exhibiting excellence in design, site planning, integration of uses
and structures, and protection of the integrity of neighboring development. The
proposed project would create a unique housing type and will be the first of this
kind of housing type in Costa Mesa. The new buildings will feature world-class
architecture designed by renown architects, and the high-rise residential
structure) will complement the cultural and entertainment arts center uses at
South Coast Plaza Town Center. The proposed project would meet the housing
needs of the high-income segments of the community at a level no greater than
which can be supported by planned infrastructure improvements.

The creation of the subdivision and related improvements is consistent with the
General Plan, as amended per GP-06-02, North Costa Mesa Specific Plan, as
amended per SP-06-02, and Zoning Code, as amended per CO-06-05.

The proposed residential use of the subdivision is compatible with the General
Plan. The approval of the subdivision will allow home ownership opportunities
without impacting rental housing. This is consistent with the goals, objectives,
and policies of the General Plan Land Use and Housing Element.

The subject property is physically suitable to accommodate Vesting Tentative
Tract Map VT-17017 in terms of type, design and density of development, and
will not result in substantial environmental damage nor public health problems,
based on compliance with the City's Zoning Code and General Plan.

The design of the subdivision provides, to the extent feasible, for future passive
or natural heating and cooling opportunities in the subdivision, as required by
Government Code Section 66473.1.

The subdivision and development of the property will not unreasonably interfere
with the free and complete exercise of the public entity and/or public utility rights-
of-way and/or easements within the tract.

The discharge of sewage from this subdivision into the public sewer system will
not violate the requirements of the California Regional Water Quality Control
Board pursuant to Division 7 (commencing with Section 13000 of the Water
Code).

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City’s environmental
procedures. Final Program Environmental Impact Report {EIR) #1052 was

s



prepared for the final master plan, pursuant to the California Environmental
Quality Act. Although the proposed project could have a significant effect on the
environment, mitigation measures have been included as conditions of approval
that reduce impacts to the fullest extent reasonable and practicable.

Mitigation Measures from Final Program EIR #1052 have been included as
conditions of approval. If any of these conditions are removed, the City Council
must make a finding that the project will not result in significant environmental
impacts, that the condition(s) are within the responsibility and jurisdiction of
ancther public agency, or that specific economic, social, or other considerations
make the mitigation measures infeasible.

The findings with respect to the environmental effects of the project are in the
document, "CEQA Statements of Findings, Facts and Overriding Consideration
for the North Costa Mesa High Rise Residential Projects", attached to the
Planning Commission resolution for the General Plan Amendment GP-06-02.

The evidence presented in the record as a whole indicates that the project will
not individually or cumulatively have an adverse affect on wildlife resources or
habitat. There project site consists of ornamental, non-native vegetation and
does not contain, nor is in proximity to, any sensitive habitat areas.

The project, as conditioned, is consistent with Article 22 1/2 Transportation
System Management of Title 13 of the Municipal Code in that the development
projects’ traffic impacts will be mitigated at all affected intersections.

The project has been reviewed for conformity with the Orange County
Congestion Management Program (CMP) requirements and the additional traffic
generated by the project does not cause the CMP highway system to exceed
LOS "E".

The proposed high-rise residential buildings as conditioned shall include the City
of Costa Mesa’s building and fire safety standards for high-rise residential
development.

The proposed high-rise residential structure has been submitted for review by the
Federal Aviation Administration (FAA). The project shall be constructed in
accordance with the FAA Determination of No Hazard or in accordance with a
similar finding in an independent study by a qualified private consultant that has
been certified by the FAA stating that the project presents no hazard to flight
operations at John Wayne Airport.

/&



EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping.

1.

The approval of Final Master Plan PA-0548/NT-17017 is contingent
upon City Council's final approval of the General Plan Amendment GP-
06-02, North Costa Mesa Specific Plan Amendment SP-06-02, and
Zoning Code Amendment CO-06-05, and approval of Final Master Plan
PA-05-48/VT-17017 shall not become effective until all other
discretionary approvals are final and become effective.

Final Master Plan PA-05-48/VT-17017 shall comply with the conditions
of approval, code requirements, and mitigation measures of Final
Program EIR No. 1052 for this project and as listed in the attached
Mitigation Monitoring Program (Exhibit “C”).

Mitigation Measures from Final Program EIR #1052 have been included
as conditions of approval. If any of these conditions are removed, the
City Council must make a finding that the project will not result in
significant environmental impacts, that the condition(s) are within the
responsibility and jurisdiction of ancther public agency, or that specific
economic, social, or other considerations make the mitigation measures
infeasible.

The conditions of approval and code requirements for PA-05-48/VT-
17017 shall be blueprinted on the page foliowing or containing the site
plan.

Prior to issuance of building permits, the developer shall provide the
Conditions, Covenants, and Resfrictions (CC&Rs) to the Development
Services Director and City Attorney’s office for review. The CC&Rs
must be in a form and substance acceptable to, and shall be approved
by the Development Services Director and City Attorney’s office. The
CC&Rs shall contain provisions that effectively implement the following
requirements: (1) require that the homeowner's association (HOA)
provide for valet parking in the P1 (subterranean level) of the parking
structure if the City determines that there is a need valet parking in the
future; (2) require that the HOA contract with a towing service to enforce
the parking regulations; (3) require that the HOA prohibit any clothing,
beach towels, flags, banners, textiles, or any other items deemed as
visual clutter to be hung from private balconies; (4) Any subsequent
revisions to the CC&Rs related to these provisions must be reviewed
and approved by the City Aftorney’s office and the Development
Services Director before they become effective,

A pair(s) of tandem parking stalls of the development shall be assigned
exclusively to the occupant(s) of a single unit and not be shared
between occupants of different units. Developer shall indicate on the
final parking management plan how the tandem parking shall be
assigned. The parking management plan shall be approved prior to
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10.

11.

issuance of building permits.

The light boxes/monument display cases proposed in the 20-foot
landscape easement along Avenue of the Arts and Anton Boulevard
shall contain artwork, sculptures, or other exhibits of artistic significance.
The light boxes shall expressly not serve as signage, and the specific
location of the light boxes shall be subject to the approval of the
Development Services Director prior to issuance of a building permit.
The FAA No Hazard Determination, or similar finding in an independent
study by a qualified private consultant that has been certified by the
FAA, stating that the project presents no hazard to flight operations at
John Wayne Airport shall be required prior to final master plan approval
by City Council. Additionally, the No Hazard Determination shall be
current and valid at the time of issuance of a building permit. Any
modifications to the building, including but not limited to, the building
height or appurtenances, shall be made in order to obtain a No Hazard
Determination.

If approved, the final map submitted to City Council shall be revised to
show a reduction of the landscape easement along the north side of
Anton Boulevard within the project limits from 25 feet to 15-20 feet. This
landscape easement shall be reduced to 20 feet along Anton Boulevard
and also down to 15 feet around the area of exterior staircase of the
east tower. The final map shall also show a reduction to the landscape
easement along the east side of Avenue of the Arts within the project
limits from 25 feet to 20 feet. The site plan submitted for building plan
check shall show the reductions, if approved.

Prior to approval of the final map, developer shall submit a site plan
showing the location of a meandering 13-foot wide sidewalk/bike trail
along the east side of Avenue of the Arts and north side of Anton
Boulevard. The following items may be located within the landscape
easemeni subject to the approval of the Transportation Services
Manager and Development Services Director: light boxes (lighted
sculptures/monument display cases), concrete walkways and steps,
metal handrails, water features, landscape/area lighting, accessible
concrete ramp, 18" to 24" raised planiers, site furnishings (tables and
chairs), tree wells with metal grates, east tower exterior staircase, and
any other similar minor structures.

The approximately 2,350 square feet of walk-up retail shall consist of
retail businesses with the primary purpose of supporting pedestrians
and the on-site residential community rather than drive-by customers.
Permitted walk-up retail uses include, but are not limited to, periodical
stand/kiosk, café, sandwich shop, juice bar, wireless internet café,
neighborhood drycleaner, or other similar uses as deemed appropriate
by the Development Services Director. Prior to issuance of a cerlificate
of occupancy, developer shall provide a matrix of permitted walk-up
retail uses to be approved by the Development Services Director.

/8



12.

13.

14.

15.

16.

17.

18.

19.

20.

Prior to issuance of a building permit, on-site designated parking spaces
for employees of the ancillary retail uses shall be provided to the
satisfaction of the Development Services Director. No on-site parking
spaces shall be reserved for customers.

Prior to issuance of grading permits, developer shall submit for review
and approval a Construction Management Plan. This plan features
methods to minimize disruption to residential communities through
specified measures, such as construction parking and vehicle access
and specifying staging areas and delivery and hauling truck routes.
Developer shall submit a signed and completed Maintenance
Agreement to the satisfaction of the Development Services Director and
City Attorney's office requiring the developer to be 100% responsible for
maintenance of the 20-foot landscape easement and parkway area
along Avenue of the Arts and Anton Boulevard within the project
boundaries.

The final map shall show easements or other provisions for the
placement of centralized mail delivery units, if applicable. Specific
locations for such units shall be to the satisfaction of the Planning
Division, Engineering Division, and the US Postal Service.

Prior to issuance of building permits, developer shall contact the U.S.
Postal Service with regard to location and design of mail delivery
facilities. Such facilities shall be shown on the site plan, landscape plan,
andfor floor plan.

The range of primary street addresses shall be displayed on a complex
identification sign visible from the street. Street address numerals shall
be a minimum 12 inches in height with not less than 3/4-inch stroke and
shall contrast sharply with the background.

Address assignment shall be requested from the Planning Division prior
to submittal of working drawings for plan check. The approved address
of individual units, suites, buildings, etc, shall be blueprinted on the site
plan and on all floor plans in the working drawings.

The subject property’'s ultimate finished grade level may not be
filled/raised in excess of 30" above the finished grade of any abutting
properiy. If additional fill dirt is needed to provide acceptable onsite
storm water flow to a public street, an alternative means of
accommodating that drainage shall be approved by the City's Building
Official and City Engineer prior to issuance of any grading or building
permits. Such alternatives may include subsurface tie-in to public storm
water facilities, subsurface drainage collection systems and/or sumps
with mechanical pump discharge in-lieu of gravity flow. If mechanical
pump method is determined appropriate, said mechanical pump(s) shall
continuously be maintained in working order. In any case, development
of the subject property shall preserve or improve the existing pattern of
drainage on abutting properties.

Street trees in the landscape parkway shall be selected from Appendix
D of the Streetscape and Median Development Standards and

/7



21,

22.

23.

24.

25.

26.

27.

28.

29.
30.

appropriately sized and spaced (e.g. 15-gallon size planted at 30' on
centers), or as determined by the Development Services Director once
the determination of parkway size is made. The final landscape concept
plan shall indicate the design and material of these areas, and the
landscape/hardscape plan shall be approved by the Planning Division
prior to issuance of building permits.

Prior to submission of a final landscape plan, developer shall seek
approval from the Parks and Recreation Commission for the removal of
any trees within the public right-of-way. Commission will require that the
City be compensated for the loss of street trees in the public right-of-
way. Any conditions imposed by the Parks and Recreation Commission
shall be identified on the final landscape plan. The developer is advised
that the approval process may take up to three months; therefore, it is
advised to identify any affected irees and make a timely application to
the Parks and Recreation Commission to avoid possible delays.
Replacement trees shall be of a size consistent with trees to be
removed, and shall be replaced on a 1-to-1 basis. This condition shall
be completed under the direction of the Planning Division.

Prior to submission of a final landscape plan, developer shall ensure
that the landscape palette is coordinated with the proposed landscaping
for the Avenue of the Arts fraffic circle.

There shall be no signage on the high-rise residential towers located
above the second floor of the buildings. Building wall signage shall be
limited to identification of the residential development or walk-up retail
businesses.

The developer shall contact the current cable service provider prior to
issuance of building permits to arrange for pre-wiring for future cable
communication service.

The developer shall contact the Planning Division to arrange for an
inspection of the site prior to the final inspections. This inspection is to
confirm that the conditions of approval and code requirements have
been satisfied.

Nighttime lighting shall be minimized to provide adequate security and
creative illumination of building, sculptures, fountains, artworks, and light
boxes/monument display cases to the satisfaction of the Development
Services Director. Any lighting under the control of the developer shall
be directed in such a manner so as fo not unreasonably interfere with
the quiet enjoyment of nearby residences.

High-rise residential structures shall use low reflective glass and building
materials to minimize daytime glare to the fullest extent possible.
Developer shall submit complete plans for different floor plan models.
Show method of screening for all ground-mounted equipment (backflow
prevention devices, Fire Department connections, electrical
transformers, etc.}). With the exception of back-flow prevention devices,
ground-mounted equipment shall not be located in any landscaped
setback visible from the street and shall be screened from view, under



Eng. 31.

32.

Trans. 33.

34.

39.

36.

37.

Fire 38.

Police 39.

the direction of Planning Staff.

Developer shall maintain the public right-of-way in a “wet-down”
condition to prevent excessive dust and promptly remove any spillage
from the public right-of-way by sweeping or sprinkling.

Developer shall comply with any conditions of approval as indicated in
the City Engineer’s letter (attached).

Developer shall construct wide flare or radius curb drive approaches at
locations identified on site plan. Developer shall comply with minimum
clearance requirements from property lines and any vertical
obstructions.

Developer shall design new entry drive on Anton Boulevard to include
on-site median and curb flares to denote right furns in and out only, and
Developer shall also include provisions within the driveway median for a
pedestrian crosswalk.

Developer shall relocate/remove affected utilities and parkway irees on
Anton Boulevard and Avenue of the Arts to accommodate new driveway
approach.

Prior to issuance of building permits for the parking structure, developer
shall submit a final parking management plan denoting (1) method of
allocation of assigned parking; (2) location of visitor parking including
appropriate signage; (3) location of security gates and how these gates
will be operated; (4) Location of employee parking.

Developer shall incorporate any recommendations made by the
Transportation Services Manager that may address design of
underground parking area to enhance intemnal traffic circulation between
Anton Boulevard and Avenue of the Aris.

Developer shall comply with the City of Costa Mesa’s Building and Fire
Safety Standards for High-Rise Residential Development to the
satisfaction of the Building Official and Fire Chief. These standards are
contained in a publication issued by the City, previously provided to the
developer. Contact the Planning Division at (714-754-5278) for
additional copies of this publication.

Developer shall work with the Police Department in implementing
security recommendations to the maximum extent feasible. For
example, developer shall provide 24-hour on-site private security for the
proposed project, install an on-site video surveillance system that will be
monitored by on-site security personnel, and install a controlled access
system for all pedestrian and automobile access. A list of security
recommendations is provided to the developer.



CITY OF COSTA MESA

P O.BOX 1200 = 77 FAIR DRIVE + CALIFORNIA 92628-1200

FROM TriE DEPARTMENT OF PUBLIC SERVICE S/ENGINEERING DiviSion

July 18, 2006

Costa Mesa Planning Commission
City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

SUBJECT:  Vesting Tentative Tracl No. 17017
LOCATION: 580 Anton Boulevard

Dear Commissioners:

Vesting Tentative Tract Map Na. 17017, as furnished by the Planning Division for review by the
Public Services Department, consists of a single lot subdivision for a 250 unit high-rise
condominium development. Vesting Tentative Tract Map No. 17017 meets with the approval of
the Public Services Department, subject to the following conditions:

1.

The Tract shall be developed in full compliance with the State Map Act and the City of Costa
Mesa Municipal Code (C.C.M.M.C.), except as authorized by the Costa Mesa City Council
and/or Planning Commission. The attention of the Subdivider and his engineer is directed
to Section 13-208 through 13-261 inclusive, of the Municipal Code.

Two copies of the Final Tract Map shall be submitled to the Engineering Division for
checking. The map check fee shall be paid per C.C.M.M.C. Section 13-231.

In accordance with C.C.M.M.C. Section 13-230, the Subdivider shall submit street
improvement plans and/or off-site plans at the time of first submittal of the Final Tract Map.
The plan check fee shall be paid per C.C.M.M.C. Section 13-231.

The Final Tract Map and all off-site improvements required to be made, or installed by the
Subdivider, shall meet the approval of the City Engineer. Prior to any on-site/off-site
construction, permits shali be obtained from the City of Costa Mesa Engineering Division.

The Subdivider shalt conduct soil investigations and provide the results to the City of Costa
Mesa Engineering and Building Divisions pursuant to C.C.M.M.C. Section 13-232.

A current copy of the title search shall be submitted to the Engineering Division with the first
submittal of the Final Tract Map.

The elevations shown on all plans shait be on Orange County benchmark datum.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

The Subdivider shall submit a cash deposit of $1,210 for street sweeping at the time of
rssuance of a Construction Access permit. The full amount of deposit shall be maintained
on a monthly basis prior to and during construction until completion of project.

Off-site driveway approaches shall be installed and shall be constructed of P.C.C. per City
of Costa Mesa, ADA, and Title 24 Standards. All off-site driveway locations and driveway
design shall meet the approval of the City Engineer.

Off-site sidewalks shall be constructed of P.C.C. per City of Cost Mesa Standards. There
shall be four feet of clear sidewalk behind all immovable objects, i.e., light standards, mail
boxes, telephone poles, fire hydrants, etc,

The Subdivider's engineers shall furnish the Engineering Division with a storm runoff study
analyzing existing and proposed facilities and the method of draining the subject area and
tributary areas. The proposed facilities shall consist of the installation and/or upgrade of
storm drain improvements per the Master Drainage Plan. This study shall be furnished with
the first submittal of the Final Tract Map. Cross ot drainage shall not occur.

Ownership and maintenance of private on-site drainage facilities, parkway culverts, and
common areas shall be transferred by the owner to the Homeowner Association (HOA) to
be formed pursuant to C.C.M.M.C. Section 13-41 (e). Said HOA shall indemnify and hold
harmless the City for any liability arising out of or in any way associated with the connection
of the private drainage system with the City's drainage system.

Emergency outlets shall be provided at all sump locations. Emergency outlets shall be
designed lo convey the 100-year storm flow.

Vehicular and pedestrian access rights to Anton Boulevard and Avenue of the Arts shall be
released and relinquished to the City of Costa Mesa except at approved access locations.

A Subdivision Agreement and deposit shall be submitted to the City Engineer to guarantee
construction of off-site improvements. The cash deposit or surety bond amount shall be
determined by the City Engineer.

Street lighting shall be provided as required by the Public Services Department,
Transportation Services Division.

Sewer improvements shall meet the approval of the Costa Mesa Sanitary District; call (949)
631-1731 for information. - _

Water system improvements shall meet the approval of Mesa Consolidated Water District:
call (949) 631-1200 for information.

Coordinate and process the vacation of existing easements and dedicate new easements
as needed.

Prior to occupancy, the surveyor/fengineer shall submit to the City Engineer a Digital
Graphic File, reproducible mylar of the recorded Tract Map, and approved off-site plan and
nine copies of the recorded Tract Map.
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21. Pnior to recordation of a Final Tract Map, the surveyor/engineer preparing the map shall tie
the boundary of the map into the Horizontal Control System established by the County

Surveyor in a manner described in Subarticle 12, Section 7-9-337 of the Orange County
Subdivision Code.

22. Prior to recordation of a Final Tract Map, the surveyor/engineer preparing lhe map shall
submit to the County Surveyor a digital-graphics file of said map in a manner described in
Subarticle 12, Section 7-9-337 of the Orange County Subdivision Code.

23. Survey monuments shali be preserved and referenced before consiruction and replaced
after construction, pursuant to Section 8771 of the Business and Profession Code.

24, Prior to recordation of a Final Tract Map, submit required cash deposit or surety bond to
guarantee monumentation. Deposit amount to be determined by the City Engineer.

Sincerely,
Erme unoz, P. E.
City/Erigineer

fch {(Engr. 2006/Planning Commission Tract 17017)
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Mitigation Monitoring Program
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North Costa Mesa High-Rise Residential Projects
Mitigation Monitoring and Reporting Program

City of Costa Mesa
77 Fair Drive
Costa Mesa, CA 92628

September, 2006



Mitigation Monitoring and Reporting Program
North Costa Mesa High-Rise Residential Projects

The North Costa Mesa High-Rise Residential Project generally involves demolition of existing
structures, modification of unbuilt entitlements, and/or substitution of unbuilt entitlements for the
construction of new high-rise residential structures collectively totaling 1,269 dwelling units with
commercial/retail uses. Structures are proposed ranging from 280 to 315 feet above ground level.
The project area includes five sites in an area north of the [-405 Freeway and generally bound by
Sunflower Avenue to the north, Bristol Street to the west, Sakioka Drive to the east, and the 1-405
Freeway to the south.

The California Environmental Quality Act (CEQA) requires that all public agencies establish
monitoring and/or reporting procedures for mitigatiorr measures (MMs) adopted as conditions of
approval in order to mitigate or avoid significant project impacts. Specifically, Section 21081.6(a)(1)
states:

The public agency shall adopt a reporting or monitoring program for the changes
made to the project or conditions of project approval, adopted in order to mitigate or
avoid significant effects on the environment. The reporting or monitoring program
shall be designed to ensure compliance during project implementation.

CEQA Guidelines §15097 provides clarification of mitigation monitoring and reporting requirements
and guidance o local lead agencies on implementing strategies. The reporting or monitoring program
must be designed to ensure compliance during project implementation.

The following Mitigation Monitoring and Reporting Program includes mitigation measures and
conditions of approval from the Final Program Environmental Impact Report (PEIR) No. 1052 (SCH
No. 2006011077) adopted by the Planning Commission on and by the City
Council on . An Initial Study/Notice of Preparation for the proposed project was
prepared in January 2006. Mitigation measures have been incorporated by reference into the PEIR
from the following previously approved documents:

J City of Costa Mesa General Plan Environmental Impact Report, SCH No. 2000031120,
January 2002

. South Coast Plaza Town Center Environmental Impact Report No. 1047, SCH No.
2000041100, March 2001

Mitigation measures have been drafted to meet the requirements of Public Resources Code §21081.6
as fully enforceable monitoring programs. The Mitigation Monitoring and Reporting Program
defines the following for each mitigation measure:

1. A time for performance. In each case, a time for performance of the mitigation measure,
or review of evidence that mitigation has taken place, is provided. The performance
points selected are designed to ensure that impact-related components of project
implementation do not proceed without establishing that the mitigation is implemented or
assured.

2. A responsible party for implementing the required mitigation is identified. In each case,
unless where otherwise indicated (as in Mitigation Measures G-2 and T-1), the Developer
is generally the Responsible Party for implementing the mitigation. The City will
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monitor the performance and implementation of the mitigation measures. To guarantee
that the mitigation measure will not be inadvertently overlooked the supervising public
official is the official who grants the permit or authorization called for in the
performance.

3. Definition of mitigation. In each case (except where a mitigation measure, such as a
geotechnical report, is a well-known procedure or term of art), the mitigation measure
contains the criteria for mitigation, either in the form of adherence to certain adopted
regulations or identification of the steps to be taken in mitigation.

Matrix Orientation

The following matrix lists all mitigation measures and conditions of approval from the Final PEIR
referenced above. The matrix also identifies the applicable permit, the required timing, and
responsible parties for both implementation and monitoring.
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